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PROPOSAL OVERVIEW

The Proposed Development includes the removal of the existing 
24-storey rental apartment building, and the development of two
new towers with heights of 59 and 54 storeys. The towers are
connected by a 4 to 8 storey podium. The Proposed Development
will deliver a total of 1,143 residential units including 259 rental
replacement units, 14 new rental units, and 870 additional new
residential units for which the tenure has not yet been determined.
265 square metres  of retail uses is proposed at grade along St.
Nicholas Street.

A variety of public and private open spaces are integrated, including 
a 521.2 square metre public park at the southeast corner of St. 
Nicholas Street and Inkerman Street, and a central landscaped 
courtyard. Pedestrian movement has been prioritized through the 
accommodation of two mid-block connections that link St. Mary and 
St. Nicholas streets, and various streetscape enhancements along all 
public street frontages. 

The Proposed Development incorporates a daycare facility at the 
base of the west tower. This facility is 709 square metres in size, 
with a 290 square metre dedicated outdoor playground area. 
It is designed to meet the City of Toronto’s standards for City-
run facilities. The daycare is strategically located adjacent to the 
proposed public park with frontage along Inkerman Street. It is 
sized to accommodate 62 children. 

1.0 INTRODUCTION & STUDY AREA

INTRODUCTION

25 St. Mary Street (the “Site” or the “Subject Site”) is uniquely 
situated in the Bay Street Corridor - one Toronto’s most densely 
populated and dynamic mixed-use neighbourhoods in the 
Downtown.

The Site is in proximity to significant high-order transit and 
extensive municipal infrastructure. The existing single-use 24-
storey apartment building was developed during the 1960s and 
contains 259 rental units. While it embodied best practices of its 
time, the site is currently underutilized which is not consistent with 
current planning or urban design practices. The comprehensive 
redevelopment of the lands offers an opportunity to optimize the 
site with a greater mix of uses, improve Toronto’s rental housing 
stock, and incorporate a broader variety of public amenities. 

The “Proposed Development” is consistent with the Provincial 
Policy Statement 2020 (“PPS”), conforms to the Growth Plan for 
the Greater Golden Horseshoe 2019 (“Growth Plan”), and strongly 
aligns with the City of Toronto Official Plan, the Downtown Plan 
(OPA 406), and SASP 382, as it facilitates renewal, growth, and 
intensification of a highly transit-oriented site within Toronto’s 
Downtown. The Proposed Development meets the applicable 
provincial and municipal housing policy objectives, and will replace 
all 259 existing rental units with units that are the same type, 
similar in size and offered at similar rents. Given the overall 
benefits that the proposal will deliver, it is our opinion that the 
Proposed Development is appropriate and represents good 
planning. 
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PURPOSE OF THIS STUDY

The purpose of this study is to evaluate the community services and 
facilities in the vicinity of the Subject Site, and the impacts of the 
Proposed Development.

The City of Toronto’s Downtown Community Services and Facilities 
Strategy (the “Downtown CS&F Strategy”), prepared in 2018, 
defines community services and facilities as “lands, buildings, 
structures for the provision of programs and services provided by 
or subsidized by the City or other public agencies, boards and 
commissions, such as recreation libraries, child care, schools, public 
health, human services, cultural services and employment services.” 

The focus of this report (the “Study Area”) is on the services and 
facilities available within the Bay Corridor neighbourhood and the 
Church-Yonge neighbourhood as delineated in the Phase One: 
Taking Stock (CS&F Study, 2016) and the TOcore Neighbourhood 
Population Profiles (Neighbourhood Population Profiles, 2016). 

The Study Area includes two neighbourhoods because of the Site’s 
proximity to Yonge Street (the division line between these two 
neighbourhoods). It accounts for the fact that residents could use 
community services and facilities that are in close proximity to their 
place of residence, including those just east of Yonge Street. 

The Downtown CS&F Strategy provides the following strategic 
directions: 

• Reinvesting in and maximizing the use of public assets through 
retrofits, expansions, and improvements; 

• Developing partnership / co-location opportunities with 
City Divisions, agencies and boards, and community based 
organizations; 

• Identifying innovative and integrated service delivery models to 
address CS&F needs; 

• Ensuring that new space / facilities keep pace with growth over 
a 25-year time horizon; 

• Prioritizing space / facility opportunities through collaboration 
with sector partners; and 

• Setting the foundation of future partnerships through the 
establishment of new partnerships to share information and to 
explore space / facility opportunities.

KEY FINDINGS

This report demonstrates that the needs of the potential residents 
generated by the Proposed Development can be accommodated 
by the existing and/or planned community services and facilities 
in the Study Area. The Site is located within walking distance of a 
range of amenities and services, which are able to support both 
new and existing residents. Key findings from this study include: 

• The Subject Site is in close proximity to three libraries and is not 
expected to add significant pressure on existing branches.

• The Site is served by a variety of schools which can likely absorb 
the small number of students that will be generated by the 
Proposed Development.

• The Proposed Development may result in 57 children between 
the ages of 0-4. The Proposed Development incorporates a 
daycare that has been designed to meet the City of Toronto’s 
standards for City-run facilities, and can accommodate 62 
children, the usual maximum size for a City-run daycare. The 
proposed facility can accommodate all of the potential children 
generated by the Proposed Development and add additional 
childcare capacity to the Downtown. 

• The Proposed Development is in close proximity to a wide 
range of community recreation facilities and is not expected 
to provide significant additional demand on services and 
programs.

• The Proposed Development is well served by a wide range of 
human services and organizations within the Bay Corridor and 
Church-Yonge neighbourhoods.  
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Figure 2: Subject Site and Study Area
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2.1 NEIGHBOURHOOD PROFILE

The Subject Site is located within the Bay Corridor neighbourhood as 
defined in the Downtown CS&F Strategy, the 2016 CS&F Study and 
the 2016 Neighbourhood Population Profiles. 

In the Downtown CS&F Strategy, the Neighbourhood Population 
Profile for the Bay Corridor is described as follows: 

“With the second highest number of couples with children (after St. 
James Town), people living in the Bay Corridor produced the most 
newborns in the Downtown between January 2011 and August 2014. 
The neighbourhood has a high proportion of people living below 
the Low Income Measure-After Tax (LIM-AT) and the most non-
permanent residents of all neighbourhoods in the Core. The most 
recent immigrants in the Bay Corridor come from China, Iran, and 
South Korea.” 

In the Downtown CS&F Strategy, the Neighbourhood Population 
Profile for the Church-Yonge neighbourhood is described as follows: 

“Church-Yonge is the second largest neighbourhood by population 
in the Core. It is home to the most couples without children and 
single person households in the Core due perhaps to Ryerson 
University, the Village and the high-rise built form of the area. The 
majority of residents are renters and nearly half are spending more 
than 30% of their income on shelter. Though below the city average, 
there are more people who are unemployed here than in any other 
neighbourhood in the Core.” 

2.2 DEMOGRAPHIC PROFILE 

Bay Corridor Demographic Profile

The Bay Corridor neighbourhood grew by 31.3% from 2011 to 
2016, which is significantly more than growth experienced in the 
Downtown (19%) and the City of Toronto as a whole (4.5%). This 

neighbourhood is growing rapidly and will likely continue to do so, as 
both provincial and municipal policy direction support and promote 
growth within the Downtown, particularly in core locations well-served 
by transit and with close access to commercial, institutional, retail and 
office services. The age distribution for the Bay Corridor is similar to 
that of the rest of the Downtown, with the majority of residents being 
of working age (25-64). However, there are significantly more youth 
in the Bay Corridor Area (27%) than in the Downtown and the City 
of Toronto, which can likely be attributed to the numerous university 
residences located in this area. The gender ratio for the Bay Corridor 
mirrors the City of Toronto’s, with 53% female identifying persons and 
47% male identifying persons. 

The highest level of education completed by residents in the Bay 
Corridor neighbourhood is higher than the City of Toronto. 63% of 
residents have completed a Bachelor’s degree or higher compared to 
44% City-wide. 3% of residents in the Bay Corridor neighbourhood 
have no degree or diploma, compared to 10% within the City as a 
whole. 

The median household income within the Bay Corridor neighbourhood 
($46,178) is lower than the Downtown area ($55,000) and the rest of 
the City ($70,000). The percentage of people living below the Low-
Income Measure threshold (38%) is significantly higher than the City 
as a whole (17.4%), which may be explained by the significant student 
population within the area as well as by the relatively high percentage 
of single person households within the Bay Corridor neighbourhood. 

66% of residents indicated that English was their home language, 
which is below the rest of the Downtown area (74.9%) but higher than 
the City as a whole (64.6%). Mandarin, Korean and Cantonese were 
reported as the most commonly spoken languages other than English, 
which is similar to those spoken in the Downtown and the City. 

2.0 NEIGHBOURHOOD AND DEMOGRAPHIC PROFILES
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Based on this demographic analysis, the following high 
level conclusions can be drawn about the Bay Corridor and 
Church-Yonge neighbourhoods: 

• There is a greater proportion of young and working age 
adults in the Study Area compared to the rest of the 
Downtown

• There is a higher proportion of one-person households in 
the Study Area compared to the rest of the City

• The majority of residents are renters who live in buildings 
that are 5+ storeys

• There is a higher proportion of people living below the 
Low Income Measure-After Tax compared to the rest of 
the Downtown and the rest of the City

51% of households within the Bay Corridor neighbourhood are one-
person households, which is lower than the rest of the Downtown 
(54%) but significantly higher than the City (32%). This is further 
reflected in the average household size of 1.7 in the Bay Corridor 
neighbourhood and 2.5 for the City. 

The Bay Corridor neighbourhood is characterized by tall buildings 
and high residential densities. 69% of residents within the Bay 
Corridor neighbourhood are renters and 98% of residents live in 
apartment buildings over 5 storeys. 

Church-Yonge 

The Church-Yonge neighbourhood population has grown by 11% 
since 2011. While higher than the City’s population growth of 4.5%, it 
is significantly less than the growth seen in the rest of the Downtown 
(19%) for the same time period. 

The age distribution of the Church-Yonge neighbourhood is 
similar to the rest of the Downtown, with approximately 70% of 
the population being of working age (25-64). The Church-Yonge 
neighbourhood’s youth population of 17% is similar to the youth 
population in the rest of the Downtown (14%) and across the City 
(12%). The gender ratio in the Church-Yonge neighbourhood differs 
from the rest of the City, with 55% of the population being male 
identifying (52% City wide) and 44% being female identifying (48% 
City wide). 

The highest level of education completed by residents in the Church-
Yonge neighbourhood is higher than the City of Toronto. 57% of 
residents have completed a Bachelor’s degree or higher compared to 
44% City-wide. 4% of residents in the Church-Yonge neighbourhood 
have no degree or diploma, compared to 10% within the City as a 
whole. 

At around $52,801, the median household income is lower than 
that of the Downtown ($55,000) and lower than the rest of the City 
($70,000). The percentage of persons living under the Low-Income 
Measure threshold in the Church-Yonge neighbourhood (28%) is on-
par with the rest of the Downtown (26%) but higher than the rest of 
the City (17.4%). 

The vast majority of residents (82%) in the Church-Yonge 
neighbourhood indicated that English was their home language, 
above the 74% in the Downtown and 64% in the City. Mandarin, 
Cantonese and French were reported as the most commonly spoken 
languages other than English. 

The average household size of 1.5 people per household is slightly 
lower than in the Downtown, but is much lower compared to the 
City-wide average of 2.5. 59% of households in the area are one-
person households, which is higher than the Downtown (54%) and 
the City (32%). 74% of residents rent their homes, and 92% of 
residents live in 5+ storey apartment buildings. 
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Demographic Profile Area (CT)

Bay Corridor Church-Yonge TOcore City of Toronto

Population

2016 Population 24,555 27,677 238,000 2,732,000

Change 2011 – 2016 31.3% 11% 19% 4.5%

Age Distribution

Children: 0-14 

Youth: 15-24

Working Age Adults: 25-64

Seniors: 65+

7%

27%

56%

10%

4%

17%

70%

9%

7%

14%

68%

11%

15%

12%

57%

16%

Sex 

Female 

Male 

53%

47%

44%

55%

n/a

n/a

52%

48%

Status

Education Level (25-64 years)

University bachelor’s or above

University below bachelor’s 

College certificate or diploma

Apprenticeship or trades 

Secondary school diploma 

No certificate, diploma or degree 

63%

2%

7%

1%

24%

3%

57%

3%

13%

3%%

20%

4%

n/a

n/a

n/a

n/a

n/a

n/a

44%

3%

18%

4%

20%

10%

Median Household Income $46,178 $52,801 $55,000 $70,000

Persons living below LIM-AT 38% 28% 26% 17.4%

Demographic Information for the Bay Corridor neighbourhood, Church-Yonge neighbourhood, TOcore and the City of Toronto. 
Source: 2016 Statistics Canada, Downtown CS&F Strategy 2018, CS&F Strategy, 2016 and Neighbourhood Population Profiles, 2016
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Demographic Profile Area (CT)

Bay Corridor Church-Yonge TOcore City of Toronto

Home Language

English 

Language other than English 

Top languages other than English 

66%

34%

1.Mandarin 

2. Korean

3. Cantonese 

82%

18%

1. Mandarin

2.Cantonese

3. French

74.9%

25.1%

1. Mandarin

2. Chinese n.o.s

3. Cantonese 

64.6%

35.4%

1. Cantonese 

2. Chinese n.o.s

3. Mandarin 

Household Situation

Household Size

1 person

2 persons 

3 persons 

4 persons 

5+ persons 

Average household size 

51%

35%

9%

4%

1%

1.7

59%

33%

6%

2%

0%

1.5

54%

n/a

n/a

n/a

n/a

1.7

32%

30%

16%

13%

9%

2.5

Tenure

Rent 

Own 

69%

31%

74%

26%

65%

35%

47%

53%

Housing Type

Detached 

Semi-Detached 

Row House 

Duplex 

Apartment <5 storeys 

Apartment >5 storeys 

0%

0%

0%

0%

2%

98%

0%

0%

1%

0%

7%

92%

n/a

n/a

n/a

n/a

n/a

n/a

24%

6%

6%

4%

15%

44%

Demographic Information for the Bay Corridor neighbourhood, Church-Yonge neighbourhood, TOcore and the City of Toronto. 
Source: 2016 Statistics Canada, Downtown CS&F Strategy 2018, CS&F Strategy, 2016 and Neighbourhood Population Profiles, 2016
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BAY CORRIDOR

According to the Downtown CS&F Strategy, the population for 
the Bay Corridor neighbourhood was 24,555 people in 2016, 
representing 10% of the Downtown population. The Bay Corridor 
neighbourhood is the fourth largest within the Downtown, and 
experienced a 66% population growth from 2006 to 2016. 
According to the Downtown CS&F Strategy, the Bay Corridor 
neighbourhood will continue to see medium growth (51%-100% 
growth) if all the active and under review projects within the 
neighbourhood are built. 

CHURCH-YONGE  

The Downtown CS&F Strategy states that the 2016 population of 
the Church-Yonge neighbourhood was 27,677 people, which is 11% 
of the Downtown’s population. The neighbourhood has the largest 
population out of all of the neighbourhoods in the Downtown. 
From 2006 to 2016, this neighbourhood experienced 28% growth. 
High growth (101%-150% growth) is expected if the planned 
projects within the neighbourhood are realized.  

The Proposed Development will deliver a total of 
1,143 residential units, of which 259 are replacement 
units for existing rental units to be demolished, and 
884 are new residential units. The 884 new residential 
units, based on the average household size in the Bay 
Corridor neighbourhood (1.7), are expected to generate 
a population of approximately 1,503 residents. The 
anticipated population growth generated by the Proposed 
Development will contribute to an approximate growth of 
6% within the Bay Corridor neighbourhood. 

The Proposed Development will not alter the population 
yields in the Church-Yonge neighbourhood, as it is outside 
of the Church-Yonge neighbourhood. 

3.0 POPULATION GROWTH
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Figure 3: Population Growth Estimate by Neighbourhood 
Source: Downtown CS&F Strategy, 2018

SUBJECT SITE
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The proposed retail and daycare uses are expected to add 
28 new jobs within the Bay-Corridor neighbourhood. 

CHURCH-YONGE 

The Downtown CS&F Strategy notes that the Church-Yonge 
neighbourhood will also experience significant employment density 
by 2041. The Downtown CS&F Strategy anticipates that between 
10,000 to 25,000 new jobs will be located within the Church-Yonge 
neighbourhood, and will be evenly distributed across Major Office 
Employment jobs, Regional Population-Related Employment jobs 
and Local Population-Related Employment jobs. 

The Proposed Development will not have an impact 
on employment growth within the Church-Yonge 
neighbourhood, as it is outside of the Church-Yonge 
neighbourhood.

4.0 EMPLOYMENT GROWTH

BAY CORRIDOR
The Downtown CS&F Strategy anticipates that the Bay Corridor 
neighbourhood will have the third highest employment density 
within the Downtown core by 2041. According to the Downtown 
CS&F Strategy, between 25,000-35,000 new jobs will be located 
within the Bay Corridor neighbourhood. The majority of these 
jobs will be related to Major Office Employment, and will likely be 
accommodated within purpose-built office buildings. 

The Proposed Development includes 974 square metres of non-
residential space, comprising 265 square metres of retail and 709 
square metres of daycare space. This will generate approximately 
28 Local Population-Related Employment jobs. This number has 
been determined using the City of Toronto’s 2018 Development 
Charge Background Study of 1.0 worker per 35 square metres for 
non-residential uses such as office and retail in larger mixed-use 
buildings. 

In addition, the increased size of the Proposed Development 
will likely generate some additional local employment activity 
through increased demand for contracted services such as building 
maintenance, cleaning, concierge, security and landscaping. The 
proposed retail and daycare uses, as well as contracted services 
needed to run and maintain the Proposed Development are 
expected to add a small number of jobs within the Bay-Corridor 
neighbourhood.
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Figure 4: Employment Growth Estimate by Neighbourhood 
Source: Downtown CS&F Strategy, 2018

SUBJECT SITE
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Downtown Toronto has a total of 26 elementary schools, and 13 
secondary schools, 30 are operated by the Toronto District School 
Board (TDSB) and 9 are operated by the Toronto Catholic District 
School Board (TCDSB). In addition, there are two schools operated 
by the French Secular School Board (Conseil Scolaire Viamonde).

TDSB PUPIL YIELDS 

The Subject Site is served by the following TDSB schools:

TDSB School Utilization
Jesse Ketchum Junior and Senior Public School 
(JK-Grade 5)

87%

Jarvis Collegiate Institute (Grades 9-12) 85%

The TDSB has estimated that the Proposed Development would 
generate 3 elementary students and 3 secondary students. These 
pupil yields have been generated based on the 884 new residential 
units within the Proposed Development. 

While there is currently capacity at Jesse Ketchum Junior and 
Senior Public, the TDSB anticipates that by the time the Proposed 
Development is completed, the school could have reduced or 
insufficient capacity. As noted in the Downtown CS&F Strategy, 
there are four underutilized elementary schools in the Downtown 
(Kensington Community School, Ryerson Community School, King 
Edward Junior and Senior Public School, and Lord Lansdowne Junior 
and Senior Public School). In the event that Jesse Ketchum Junior 
and Senior Public School has insufficient capacity, these additional 
downtown schools could accommodate students.

The TDSB is currently undertaking a comprehensive review of their 
secondary schools in Toronto. The Secondary Program Review notes 
that most students who attend Jarvis Collegiate Institute live outside 
the school’s catchment area. Specifically, 28% of students live within 

the catchment area and 72% of students live outside the catchment area. 
Given the school’s utilization, it is expected that the students generated by 
the Proposed Development would have the option to be accommodated by 
Jarvis Collegiate.

TCDSB PUPIL YIELDS

The Subject Site is served by the following TCDSB schools:

TDSB School Utilization
Our Lady of Lourdes (JK-Grade 8) 82%

St. Mary Catholic Academy (Grades 9-12) 102%

St. Patrick Catholic (Grades 9-12) 69%

St. Josephs College (Grades 9-12) 105%

Neil McNeil (Grades 9-12) 131%

The TCDSB has estimated that the Proposed Development would generate 
15 elementary students and 6 secondary students. 

The Downtown CS&F Strategy states that the TCDSB expects to be able to 
support short to medium term growth in the Downtown through planned 
facilities upgrades, and through schools located outside of the Downtown 
core. 

CONSEIL SCHOLAIRE VIAMONDE PUPIL YIELDS 

The Conseil Scolaire Viamonde has an application based admissions 
process, with students attending  Conseil Scolaire Viamonde schools from 
across the City. Therefore, the capacity and utilization rates for Conseil 
Scolaire Viamonde school’s is not pertinent for this study. 

The Subject Site is served by two TDSB and four TCDSB 
schools. These schools can likely absorb the small number of 
students that will be generated by the Proposed Development. 

5.0 SCHOOLS SECTOR
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Figure 5: School Sector - Proposed Facilities and Type of Investment  
Source: Downtown CS&F Strategy, 2018

SUBJECT SITE
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According to the 2016 Census there are around 17,000 
children between the ages of 0 and 14 living in the Downtown. 
Approximately 83 child care centres, 12 of which are purpose-
built workplace facilities, provide around 5,900 licensed child 
care spaces and three home childcare agencies are charged with 
serving families that live and work Downtown. The Downtown CS&F 
Strategy states that approximately 3,700 new child care spaces will 
be required within the Downtown to meet the demand that will be 
generated by growth, and that the provision of licensed child care 
facilities as part of development should be considered a priority. 

BAY CORRIDOR 

As noted in the TOCore Neighbourhood Profiles, the Bay Corridor 
has the second highest number of couples with children, and 
residents in the neighbourhood produced the most newborns in 
the Downtown between January 2011 and August 2014. In 2016, 
the total percentage of the population within the Bay Corridor 
neighbourhood that was between the ages of 0-4 was 3.8%. The 
Bay Corridor neighbourhood has five child care centres that are 
located within the neighbourhood.

CHURCH-YONGE 

The Church-Yonge neighbourhood has a smaller population of 
children aged of 0-4 living in the neighbourhood (2%), according 
to 2016 Statistics Canada data. There are two childcare centres 
located within the Church-Yonge neighbourhood. 

The Proposed Development is expected to increase the Bay 
Corridor neighbourhood population by approximately 1,503 
residents, which may include children requiring accommodation 
in a childcare centre. If the Proposed Development results in the 
same percentage of children aged 0 to 4 years as the broader Bay 

Corridor neighbourhood (just over 3.8% in 2016), it could result in 
an additional 57 children within the same age range.

Given the demand for children’s services in the Downtown, 
and the demographics in the Study Area, the Proposed 
Development incorporates a 709 square metre child care 
facility. The facility is envisaged to be a City-run facility. 
As such, it has been designed in accordance with the City 
of Toronto’s standards including the Child Care and Early 
Years Act 2014, City of Toronto Child Care Design and 
Technical Guideline R1 2016, CAN/CSA-Z614-14 Children’s 
Play spaces Toronto Public Health daycare requirements and 
the Ontario Building Code. Additional details are provided 
in the Daycare Feasibility Plans prepared by Scott Shields 
Architects included in the submission materials. 

The facility is sized to accommodate 62 children (10 infants, 
20 toddlers and 32 pre-school aged children). The facility 
includes 290 square metres of outdoor playground area on 
the terrace of the second floor. This space accommodates 
two playgrounds and other play amenities. 

The proposed daycare supports the Downtown CS&F 
Strategy’s key directions and actions as they relate to the 
children’s service sector. At a capacity of 62 spaces, the 
proposed facility can accommodate all of the potential 
children generated by the Proposed Development and add 
additional childcare capacity to the Downtown. 

6.0 CHILDREN’S SERVICES SECTOR
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Figure 6: Children’s Services Sector - Proposed Facilities and Type of Investment  
Source: Downtown CS&F Strategy, 2018

SUBJECT SITE
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The Downtown has 14 library branches: 12 Neighbourhood 
Branches, one District Branch and the Toronto Reference Library. 

BAY CORRIDOR 

The City Hall Public Library is the only library located within the Bay 
Corridor neighbourhood. The Downtown CS&F Strategy notes that 
this branch is scheduled to be relocated within the Bay Corridor 
neighbourhood and expanded. The Toronto Public Library 2020 
Operating Budget and 2020-2029 Capital Plan states that this 
project is expected to begin in 2024. 

While not located within the Bay Corridor neighbourhood, the 
Proposed Development will be further served by the Yorkville 
Branch, the Toronto Reference Library, and Robarts Library at the 
University of Toronto which are all less than 2km from the Subject 
Site. 

CHURCH-YONGE 

There are no public libraries located in the Church-Yonge 
neighbourhood. 

The Proposed Development is well served by the existing 
and future relocated City Hall Public Library as well as the 
Toronto Reference Library and the Yorkville library. While 
the Proposed Development will add new residents to the 
neighbourhood, the added population is not expected to 
add significant pressure on existing branches.

7.0 LIBRARY SECTOR
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Figure 7: Library Sector - Proposed Facilities and Type of Investment 
Source: Downtown CS&F Strategy, 2018

SUBJECT SITE
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CHURCH-YONGE 

Within the Church-Yonge neighbourhood there is one AOCC, the 
519. The 519 provides services and programming to the LGBTQ2S 
communities. 

The Proposed Development is well served by a variety of 
recreational services, program, and facilities. 

The Proposed Development includes a new 521.2m2 
public park, a private landscaped central courtyard and 
approximately 2,445m2 of private indoor amenity space 
which may include private recreational facilities to support 
the needs of residents. 

These facilities and amenities will benefit residents and 
community members within the Downtown.

The following community recreation facilities are located within the 
Downtown: 

• 10 facilities operated by the City’s Parks, Forestry and 
Recreation Department including: 

 Ɖ 4 community recreation centres (CRCs) 

 Ɖ 5 indoor pools

 Ɖ 1 outdoor pool

• 4 Association of Community Centres (AOCCs)

• 4 Toronto Neighbourhood Centres (TNCs) 

• 4 YMCA locations

The 4 CRCs in the Downtown that are run by the City and 
currently provide full geographic coverage to the Downtown. The 
Downtown CS&F Strategy notes that these CRCs will be unable to 
accommodate the needs of all future Downtown residents as the 
Downtown population continues to grow. 

BAY CORRIDOR

Located within the Bay Corridor neighbourhood is the Central 
YMCA, which provides health and fitness facilities, an immigrant 
services centre, youth programs and day camps for children. The 
Proposed Development is also located within the coverage area of 
the proposed Downtown North Community Recreation Centre. The 
Downtown North CRC will be located within close proximity to the 
Proposed Development, once funded and constructed. 

8.0 COMMUNITY RECREATION SECTOR



URBAN STRATEGIES INC.         19

Figure 8: Community Recreation Sector Map of Proposed Facilities and Type of Investment 
Source: Downtown CS&F Strategy, 2018

SUBJECT SITE
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There are a number of organizations which operate within the 
human services sector, including over 200 non-profit organizations 
in 400 locations across the City. The human service sector includes 
organizations that provide a range of human-centered services 
including:   

• Health, mental health and support

• Housing, homeless services and food banks

• Large multi-service organizations

• Employment, training and settlement

• Specialized multi-service organizations

• Community development, planning, information and referrals

BAY CORRIDOR

Within the Bay Corridor neighbourhood, there are six housing, 
homeless services and food bank locations, four health, mental 
health and support locations, three specialized multi-service 
organizations and five large multi service organizations. 

CHURCH-YONGE 

Within the Church-Yonge neighbourhood there twenty health, 
mental health and support services locations, twenty housing, 
homeless services and food bank locations, six large multi service 
organizations, three employment training and settlement locations 
and one community development, planning and information and 
referral location. 

The Proposed Development is well served by a wide 
range of human services and organizations within both 
neighbourhoods. 

9.0 HUMAN SERVICES SECTOR
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Figure 9: Human Services Program Locations by Sub-Sector 
Source: Downtown CS&F Strategy, 2018

SUBJECT SITE
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This Community Services and Facilities Study, which utilizes 2016 
census data, and refers to the City’s 2018 Downtown CS&F Strategy, 
2016 CS&F Study, and 2016 Neighbourhood Population Profiles, 
provides a detailed assessment of the demographic character of the 
Study Area, and the impact of the Proposed Development. 

Overall, this Study demonstrates that the needs of the potential 
residents generated by the Proposed Development can be 
accommodated by the existing infrastructure and proposed public 
amenities. Specifically, this study indicates: 

• There is a greater proportion of young and working age adults in 
the Study Area compared to the rest of the Downtown. There is 
a higher proportion of one-person households in the Study Area 
compared to the rest of the City.

• The Proposed Development includes 1,143 residential units,
of which 259 are rental replacement units and 884 are new 
residential units. The new residential units could generate a 
population of approximately 1,503 residents.

• The Proposed Development includes 974 square metres of non-
residential space, comprising 265 square metres of retail and 709 
square metres of daycare space. These uses are expected to 
generate 28 additional jobs.

• The TDSB and the TCDSB have estimated that the Proposed 
Development could result in 3-15 elementary students and
3-6 secondary students respectively. It is expected that the 
existing schools located within the Bay Corridor and Church-
Yonge neighbourhoods, as well as schools located within the 
broader Downtown can absorb the new pupils generated by the 
Proposed Development.

• The Proposed Development may result in 57 children between the
ages of 0-4. The Proposed Development incorporates a daycare
that has been designed to meet the City of Toronto’s standards for
City-run facilities, and can accommodate 62 children. The proposed
facility can accommodate all of the children generated from the
Proposed Development and add additional childcare capacity to the
Downtown.

• The Proposed Development is not expected to add significant
pressure on the library branches within the Study Area or Downtown
more broadly. Both the Yorkville library and Toronto Reference
library are a 10-minute walk from the Subject Site, and the City Hall
library will undergo a relocation and expansion in the next five years,
accommodating more residents and potentially expanding the
services and programming offered.

• The Proposed Development is well served by a variety of
recreational services, programs, and facilities. The Central YMCA
and the 519 are an approximately 10-minute walk away from the
Subject Site, and while not yet funded, the proposed location of the
new Downtown North CRC is less than 500 metres from the Subject
Site.

• The Proposed Development includes 2,445 square metres of indoor
amenity space, which will include private recreational facilities. This
will provide additional recreational opportunities for residents.

10.0 CONCLUSION
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• The Proposed Development provides a range of public and
private open spaces, including a new 521.2m2 public park at the
corner of Inkerman and St. Nicholas Street. These amenities will
increase outdoor amenity space for residents and increase the
supply of parkland within the Downtown.

• The Proposed Development is well served by a wide range of
human services and local organizations.

Overall, the Study Area and proximate neighbourhoods within the 
Downtown Core are well served by a range of community services 
and facilities. It is our opinion that the Proposed Development will 
not add significant pressure on the demand for community services 
and facilities. 

The Proposed Development includes a daycare and public park, 
which will add much needed childcare capacity and parkland to the 
Downtown.
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COMMUNITY SERVICES & FACILITIES STUDY 

TORONTO DISTRICT SCHOOL BOARD INFORMATION REQUEST RESPONSE 
 
 

Address:  25 St. Mary Street 
Proposed Development:  884 residential condominium units 
TDSB Ward:  10 
Date:  May 26, 2021 

 

1. Capacities, enrolment and utilization of schools serving the subject site (as of October 31, 2019): 

   Assigned Schools Capacity* Enrolment 
Utilization 

Rate** 

   Elementary Schools       

Jesse Ketchum Junior & Senior Public School 
(JK – Grade 5) 

596 521 87% 

   Secondary School       

Jarvis Collegiate Institute  
(Grades 9 – 12) 

1095 637 85% 

 
      

 

* Capacity:  Schools are designed to accommodate a certain number of students. Student enrolment 
may vary in a community over time so that a school may end up having more or fewer students than 
the building can accommodate – that is, the school may be over capacity or under capacity. The 
capacity of school buildings is measured using a set of rules for optimal use of rooms defined by the 
Ministry of Education. This capacity is referred to as the Ministry-Rated Capacity. 

 

** Utilization Rate: A school's utilization rate is calculated by dividing the enrolment by the school’s 
capacity. Note that a school’s enrolment and/or capacity may change from year to year, which may 
affect the projected utilization rate(s). Program changes, classroom additions and/or replacement of 
some or all of a school building may impact the capacity of a school. 

    

2. Pupil yields based on unit count and mix (as per applicant’s May 26, 2021 email): 

• 3 elementary students, 3 secondary students 

• Note that the actual pupil yields may vary from the projected numbers due to a variety of 
factors such as affordability, tenancy, unit size and availability/proximity to commercial and 
community amenities, which are also determinants of whether or not families will move 
into a dwelling unit. Monitoring of these numbers will be important as specific details of the 
proposed development are finalized and as other developments in the area build out. 

3. Existing context of schools serving the proposed development: 

• Although limited capacity currently exists in the locally assigned elementary school, this 
school is anticipated to have insufficient capacity to accommodate new students by the time 
the subject development is occupied. Similarly, although limited capacity currently exists in 
the locally assigned secondary school, this school is anticipated to have reduced or 

http://www.torontolandscorp.ca/
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insufficient capacity to accommodate new students by the time this development is 
occupied. 

• This application is located in a community experiencing residential intensification and 
population growth that is presenting accommodation challenges at local schools. 

• No accommodation studies impacting these schools are currently proposed, as set out 
within the TDSB’s Long-Term Program and Accommodation Strategy 2020-2029 (reviewed 
annually).  

4. TDSB system-wide reviews: 

• Secondary Program Review: 
The TDSB is currently undertaking a comprehensive review that, for the first time ever, looks at 
all its secondary schools at once with a vision to ensure all students have equitable access to 
programs and opportunities. Clustered into ten groupings of schools, reviews of the Board’s 111 
secondary schools are expected to take place over the next eight to ten years, with a common 
aim to reduce excess capacity and ‘right-size’ TDSB’s network of secondary schools. The current 
review is expected to provide the framework for the subsequent group reviews. These 
subsequent group reviews may result in the closure of some TDSB secondary schools or changes 
to some of the current secondary school boundaries. In addition, changes to the provision of 
some secondary programs, such as French as a Second Language-related programs, may be 
impacted as a result of the group reviews. The Secondary Program Review Final Report was 
approved by the TDSB Board of Trustees in November 2020. Completion of Phase 1 of the 
Review is anticipated for June 2024. Additional information regarding the Secondary Program 
Review can be found at: https://www.tdsb.on.ca/High-Schools/Secondary-Program-
Review/Interim-Report-2020.  

 

• French-as-a-Second Language Review 
In June 2019, the TDSB’s Board of Trustees approved the changes to the Board’s Intensive 
French-as-a-Second Language (FSL) programs. This system-wide change restructures the Board’s 
intensive FSL programs into a single program model (French Immersion) with two entry points, 
Junior Kindergarten and Grade 4. The changes eliminate all other entry points and phases out 
the Board’s Extended French program. Initially, all schools with Junior Extended French 
programs will transition to providing new Grade 4 entries into French Immersion. As the 
transition progresses, however, changes to Junior Kindergarten and Grade 4 French Immersion 
entry sites and pathways may change, in accordance with Board procedures. Consideration for 
program locations or potential redistribution, pathways and secondary school sites are all under 
review within the FSL Implementation phase of the Secondary Program Review. 
Additional information regarding the FSL can be found at: https://www.tdsb.on.ca/Elementary-
School/School-Choices/French-Programs/FSL-Review-Recommendations-and-Implementation-
Plans. 
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CATCHMENT AREA ELEMENTARY SCHOOL ADDRESS PORTABLES CAPACITY 2019-2020 ENROLMENT UTILIZATION RATE

Our Lady of Lourdes (JK-8) 444 Sherbourne St 0 692 569 82.2%
MIXED GENDER SECONDARY SCHOOLS ADDRESS PORTABLES CAPACITY 2019-2020 ENROLMENT UTILIZATION RATE

St. Mary Catholic Academy (9-12, Mixed Gender) 66 Dufferin Park Ave 0 714 729 102.1%

St. Patrick Catholic (9-12, Mixed Gender) 49 Felstead Ave 0 1,152 796 69.1%
SINGLE GENDER SECONDARY SCHOOLS ADDRESS PORTABLES CAPACITY 2019-2020 ENROLMENT UTILIZATION RATE

St. Josephs College (9-12, Female Gender) 74 Wellesley St W 0 714 755 105.7%

Neil McNeil (9-12, Male Gender) 127 Victoria Park Ave 6 648 855 131.9%

6 3,228 3,135 97.1%

- - - -

ELEMENTARY SECONDARY

SINGLE FAMILY/SEMI DETACHED HOUSES - - -

TOWNHOUSES - - -

STUDIO/1-BEDROOM APTS 534 7 2

2-BEDROOM/3-BEDROOM APTS 350 8 4

TOTAL: 884 15 6

REQUEST GENERATED:

*Above information is subject to change and further review.

1. Yields are not reflective of cumulative development in this study area. Additionally, yields provided applies to the current proposal and data provided is current as of the 

date of this response. Further analysis including review of cumlulative development will be applied upon reciept of a development application. 

UNIT TYPE NO. OF UNITS
ANTICIPATED PUPIL YIELD1

May 27, 2021

PUPIL YIELDS FOR STUDY AREA

TORONTO CATHOLIC DISTRICT SCHOOL BOARD

STUDY AREA: 25 St Mary Street

SECONDARY SUBTOTAL:

TOTAL:
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